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Planning Commission 

Study Session  
 
TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 

 

FROM: SYDNEY BETHEL, PLANNER II  

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: CATHERINE LORBEER, AICP, PRINCIPAL PLANNER 

 (480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV 

 

MEETING DATE: JUNE 3, 2020 

 

SUBJECT: DR20-71, GUADALUPE & MCQUEEN RETAIL   

 

STRATEGIC INITIATIVE:  Exceptional Built Environment 

To allow for the development of a commercial center to provide retail and dining 

opportunities to the community.  

REQUEST 

DR20-71 GUADALUPE & MCQUEEN RETAIL: Site plan, landscaping, grading and drainage, 

elevations, floor plans, lighting, and colors and materials for approximately 3.28 acres, 

generally located at the southeast corner of McQueen and Guadalupe Roads, and zoned 

Community Commercial (CC) with a Planned Area Development (PAD) overlay. 

 

RECOMMENDED MOTION 

Request for input only.  No motion required. 

 
APPLICANT OWNER 

Company: RKAA Architects Inc. 

Name: Neil Feaser Name: Walt Brown   

Address: 2233 E. Thomas Rd.  Address: 7500 E. McDonald Dr., Ste 100A 

 Phoenix, AZ 85016  Scottsdale, AZ 85250 

Phone: (602) 955-3900 Phone: (480) 947-8800 

Email: nfeaser@rkaa.com  Email: waltb@dpcre.com  
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BACKGROUND/DISCUSSION 

 

History 

 

Date Description 

June 5, 1984 Town Council adopted Annexation No. A83-2 (Ord. No. 377) 

annexing 2,000 acres in the northwest corner of the Town, 

including the subject site. 

March 27, 1990 Town Council approved case Z89-14 (Ord. No. 657) rezoning the 

subject site from Agriculture (AG) to Planned Area Development 

(PAD). 

June 25, 1998 Town Council approved a Final Plat “Stapley” which included the 

subject site. 

May 14, 2013 Town Council approved a Re-plat of Tract C of “Stapley” dividing 

the tract into two (2) lots creating the subject site. 

 
Overview 

The applicant is proposing a commercial center on a presently vacant property located at 

the southeast corner of McQueen and Guadalupe Roads on approx. 3.28 acres. The site is 

the last vacant commercial corner at the McQueen and Guadalupe intersection. There are a 

total of three (3) buildings planned for the subject site with a variety of uses proposed 

including restaurant, retail, and vehicle services (light).  

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North General Commercial 

(GC) 

General Commercial 

(GC) with PAD  

Guadalupe Road than 

Gas Station 

(Mobile/Quick and Easy 

Mart)  

South Residential > 5-8 

DU/Acre 

Single Family-Detached 

(SF-D) with PAD  

Single Family Homes 

(McQueen Landing)  

East  Residential > 5-8 

DU/Acre 

Single Family-Detached 

(SF-D) with PAD 

Single Family Homes 

(McQueen Landing) 

West Community Commercial 

(CC)  

Community Commercial 

(CC) with PAD  

McQueen Road than 

Commercial Center 

(Ethan Plaza)  

Site Community Commercial 

(CC) 

Community Commercial 

(CC) with PAD 

Vacant  
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Project Data Table 

Site Development 

Regulations 

 

Required per LDC and  

Ord. No. 657 

Proposed 

Building Area  - Pad A (Restaurant) - 2,525 

sf with 800 sf Patio  

 

Pad B (Restaurant/Retail) - 

5,650 sf with 300 sf Patio 

 

Pad C (Vehicle Service) - 

5,500 sf  

Maximum Building Height 

(ft.)/(Stories) 

35’/ 2 Stories  22’/ 1 Story  

Minimum Building Setback 

(ft.) 

  

 Front  20’ 62’ 

 Side (Street) 20’ 118’-8” 

 Side (Residential) 30’ 30’ 

 Rear (Residential) 40’ 78’-6” 

Separation Between Buildings 

(ft.) (Single Story)  

15’  

Minimum Required Perimeter 

Landscape Area (ft.) 

  

 Front  20’ 50’ 

 Side (Street) 20’ 50’ 

 Side (Residential) 25’ 25’ 

 Rear (Residential) 30’ 30’ 

Landscaping (% of net lot 

area) 

15% Percentage not provided 

Off-Street Parking and 

Loading 

Restaurants 1/100 sf; 

plus 1/400 sf of Outdoor 

Dining Area: 44 Spaces 

 

Retail Sales, General 

1/250 sf: 16 Spaces 

 

Vehicle Service, Light  

3 spaces per service bay; 

plus 1/100 sf of office 

and sales area : 33 

 

93 Total Required  

97 Total Spaces Provided  

Bicycle Spaces  1 for every 10 required 

vehicle parking spaces 

10 Spaces Provided  
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DISCUSSION   

The project is currently in first review and therefore additional comments, beyond what are 

included in this report, may be brought forward for discussion during the study session 

meeting. 

 

Site 

The site includes three (3) proposed buildings: Pad A, Pad B, and Pad C. Pad A is a 2,525 sf 

stand-alone restaurant building with a drive-through and 800 sf outdoor patio. Pad B 

includes four (4) suites intended for restaurant and retail uses with a total building area of 

5,650 sf with a 300 sf outdoor patio and drive-through. The final building, Pad C, is a 5,500 

sf building intended for light automotive use with nine (9) proposed service bays.  

 

There are two (2) points of access proposed for the site, the primary access is off McQueen 

Road and a secondary access is provided off Guadalupe Road. The site contains ample 

pedestrian connectivity through internal sidewalks and walkways that then connect to 

existing sidewalks along Guadalupe and McQueen Roads. Solid 8’ high screen walls have 

been provided on the southern and eastern perimeters of the site, providing the required 

separation from the subject site and the residential development McQueen Landing.  

 

Landscape 

The site is required to have 15 percent of the net site area landscaped; a confirmation that 

the site meets this standard was requested in the first review. The proposed tree palette 

includes a combination of Sweet Acacia, Cascalote ‘Thornless’, Chitalpa, Sonoran Emerald 

Palo Verde, Thronless Mesquite, Mondel Pine, and Chinese Evergreen Elm. The remaining 

landscaping includes a robust palette of shrubs, ground covers, and accent plants.  

 

Grading and Drainage 

The applicant has proposed a combination of surface and underground retention for the site. 

After review comments have been addressed, the proposed grading and drainage plan will 

generally meet the requirements of the Town of Gilbert’s Engineering Division. 

 
Elevations, Floor Plan, Colors and Materials 

The proposed buildings draw inspiration from the existing commercial buildings located at 

the Guadalupe and McQueen intersection in terms of a desert color palette and general 

design. The design is a more contemporary version of surrounding architecture with different 

sized layered volumes, materials, and strategically placed linear horizontal elements. The 

three (3) buildings proposed are similar in height with a range of 21’-6” to 22” for the 

maximum heights.   

 

The primary building materials include EIFS and stucco in a smooth finish with accent 

materials including splitface and smoothface masonry and metal in two (2) different 

finishes. During the first review, staff recommended: for PAD A elevations to bring the front 

entry windows to the base of the building to balance the building; and for Pad C that the 

canopies be raised to balance the building and to vary the columns on the east elevation to 

create more visual interest.   
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Lighting 

There are only three (3) lighting types proposed - parking lot, building mounted, and canopy.  

The parking lot lights are proposed to be 16’ in height but parking lot lights with 100’ of the 

residential properties must not exceed 14’per LDC 4.103.3. This will impact the light poles 

proposed on the southern and eastern portions of the site. The building mounted lighting on 

Pad C will also have to be lowered to 14’ per LDC 4.103.4. All site lighting will be required to 

comply with Town codes. 

 
Signage 

Signage is not included in this approval.  Administrative Design Review approval is required 

for monument signage prior to permitting. 

 

PUBLIC NOTIFICATION AND INPUT 

The proposed project will require public notice as specified under Land Development Code 

(LDC) Section 5.602.A.3.   

 

RQUESTED INPUT 

1. Elevations of all proposed buildings; and 

2. General feedback on the project.  

 

 

 
Respectfully submitted, 

 

Sydney Bethel  

Planner II  

 

Attachments and Enclosures:  

 
1) Aerial Photo  

2) Project Narrative  

3) Site Plan 

4) Landscape 

5) Grading and Drainage 

6) Elevations 

7) Colors and Materials 

8) Floor Plans 

9) Lighting 

 

 

 



Subject Site

DR20-71: Guadalupe & McQueen Retail
Attachment 1 - Aerial Photo
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2233 East Thomas Road

Phoenix, AZ 85016 

Office: (602) 955-3900
rkaa.com



California Office
1151 Dove Street 

Suite #175
Newport Beach, CA 92660 
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Principals:
Robert W. Kubicek, AIA

Kathleen D. Rieger, VP 

Steve A. Nosal, VP
Neil A. Feaser, AIA, VP

 

April 10, 2020 
 
 
To: Town of Gilbert Planning Department 

Gilbert, Arizona 
 
 
RE: Design Review - Project Narrative 

Guadalupe and McQueen Retail 
 SEC of McQueen Road and Guadalupe Road Gilbert AZ 
 

 
Proposed site is located at near SEC of McQueen Road and Guadalupe Road in Gilbert, 
Arizona. We are submitting this project narrative along with an application for a Design 
review for the above-referenced project.  The subject site is approximately 143,237 SF 
(3.28 acres) in size and the Maricopa County Assessor Parcel Number for this Property 
is #310-08-671. The zoning of this site is CC (Community Commercial) with PAD overlay 
and is currently vacant.  
 
The goal of this project is to develop the site for 3 PADs. 2 PADs for retail and restaurant 
with drive thru and a third PAD for Light Auto service use. Proposed uses are approved 
uses in CC zoning per Gilbert land development code. We are proposing construction of 
three single-story buildings with total building area approximately 13,675 S.F. and total 
patio area of 1,100 S.F. Proposed PAD-A is 2,525 S.F. restaurant and drive thru with 800 
S.F. patio, Proposed PAD-B is 5,650 S.F. retail restaurant with 300 S.F. patio and 
Proposed PAD-C is 5,500 S.F. building for light auto service use. Total proposed area 
including building and patio is 14,775 S.F.. 
 
North of this parcel is Guadalupe road, West of this parcel is McQueen road and East 
and South of this parcel is residential with SF-D zoning.  
 
We believe the proposed use is consistent with the plans and goals of the town and we 
look forward to working with the Town of Gilbert.   
 

 
Regards, 
 
 
 
Neil Feaser, AIA 
RKAA Architects, Inc. 
 

DR20-71: Guadalupe & McQueen Retail
Attachment 2 - Project Narrative



DR20-71: Guadalupe & McQueen Retail
Attachment 3 - Site Plan
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DR20-71: Guadalupe & McQueen Retail
Attachment 4 - Landscape
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NOTICE OF ALTERNATE BILLING OR PAYMENT CYCLE:
THIS CONTRACT MAY ALLOW THE OWNER TO  REQUIRE
THE SUBMISSION OF BILLINGS OR  ESTIMATES IN
BILLING CYCLES OTHER THAN THIRTY DAYS.  THIS
CONTRACT MAY ALLOW OWNER TO MAKE PAYMENT
O N  S O M E  A L T E R N A T I V E  S C H E D U L E  A F T E R
CERTIFICATION AND APPROVAL OF BILLING AND
ESTIMATES.  A WRITTEN DESCRIPTION OF SUCH OTHER
BILL ING CYCLE  APPLI CABLE  TO THE PROJECT  IS
AVAILABLE FROM OWNER OR DESIGNATED AGENT.

project:

drawn by:
checked by:

design by:

COPYRIGHT 2018, ALL RIGHTS RESERVED.  THIS
DRAWING IS AN INSTRUMENT OF SERVICE.  IT IS THE
PROPERTY OF RKAA ARCHITECTS, INC. AND MAY NOT BE
REPRODUCED, OR REPRODUCTION HEREOF USED,
WITHOUT WRITTEN PERMISSION OF THE
CORPORATION.            I
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PRELIMINARY GRADING &

FOR

TOWN OF GILBERT, ARIZONA
GUADALUPE & MCQUEEN RETAIL

A PORTION IN THE NOTRTHWEST QUARTER OF SECTION SS1, TOWNSHIP 11

SOUTH, RANGE 5 EAST OF THE GILA AND SALT RIVER BASE AND MERIDIAN,
MARICOPA COUNTY, ARIZONA

VICINITY MAP
(Not to Scale)

THE WEST LINE OF THE NORTHWEST QUARTER OF SECTION SS1,
TOWNSHIP 11 SOUTH, RANGE 5 EAST OF THE GILA AND SALT

RIVER BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA BEARING
N00°08'17"E. (ASSUMED BEARING)

BASIS OF BEARING:

BENCHMARK:

ARCHITECT:               CIVIL ENGINEER:        

C301

Preliminary Grading &
Drainage Plan

RETENTION CALCULATION:

EPS GROUP, INC.
1130 N ALMA SCHOOL ROAD, SUITE 120

MESA, ARIZONA 85201
PHONE: (480) 503-2250

CONTACT: DAN AUXIER

EMAIL: dan.auxier@epsgroupinc.com

RKAA ARCHITECTS, INC.
2233 EAST THOMAS ROAD

PHOENIX, ARIZONA 85016
CONTACT: NEAL FEASER

PHONE: (602) 955-3900
FAX: (602) 955-0496

EMAIL: nfeaser@rkaa.com

A VERTICAL CONTROL DISK SET IN A LARGE STRUCTURE WITH DEEP FOUNDATIONS AS
DESCRIBED BY THE NATIONAL GEODETIC SURVEY WITH A DESIGNATION NUMBER OF D

522 AND A PID OF DU2376, SAID POINT BEING IN SECTION SS1, TOWNSHIP 11 SOUTH,
RANGE 5 EAST, OF THE GILA AND SALT RIVER BASE AND MERIDIAN, MARICOPA COUNTY,

ARIZONA.
ELEVATION = 1211.28' (NAVD 88 DATUM)
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DR20-71: Guadalupe & McQueen Retail
Attachment 5 - Grading and Drainage
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NOTICE OF ALTERNATE BILLING OR PAYMENT CYCLE:
THIS CONTRACT MAY ALLOW THE OWNER TO  REQUIRE
THE SUBMISSION OF BILLINGS OR  ESTIMATES IN
BILLING CYCLES OTHER THAN THIRTY DAYS.  THIS
CONTRACT MAY ALLOW OWNER TO MAKE PAYMENT
O N  S O M E  A L T E R N A T I V E  S C H E D U L E  A F T E R
CERTIFICATION AND APPROVAL OF BILLING AND
ESTIMATES.  A WRITTEN DESCRIPTION OF SUCH OTHER
BILL ING CYCLE  APPLI CABLE  TO THE PROJECT  IS
AVAILABLE FROM OWNER OR DESIGNATED AGENT.
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Preliminary Utility
Plan

PRELIMINARY UTILITY
FOR

TOWN OF GILBERT, ARIZONA
GUADALUPE & MCQUEEN RETAIL

A PORTION IN THE NOTRTHWEST QUARTER OF SECTION SS1, TOWNSHIP 11

SOUTH, RANGE 5 EAST OF THE GILA AND SALT RIVER BASE AND MERIDIAN,

MARICOPA COUNTY, ARIZONA

VICINITY MAP
(Not to Scale)

THE WEST LINE OF THE NORTHWEST QUARTER OF SECTION SS1,
TOWNSHIP 11 SOUTH, RANGE 5 EAST OF THE GILA AND SALT

RIVER BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA BEARING
N00°08'17"E. (ASSUMED BEARING)

BASIS OF BEARING:

BENCHMARK:

ARCHITECT:               CIVIL ENGINEER:        
EPS GROUP, INC.
1130 N ALMA SCHOOL ROAD, SUITE 120

MESA, ARIZONA 85201
PHONE: (480) 503-2250

CONTACT: DAN AUXIER

EMAIL: dan.auxier@epsgroupinc.com

RKAA ARCHITECTS, INC.
2233 EAST THOMAS ROAD

PHOENIX, ARIZONA 85016
CONTACT: NEAL FEASER

PHONE: (602) 955-3900
FAX: (602) 955-0496

EMAIL: nfeaser@rkaa.com

A VERTICAL CONTROL DISK SET IN A LARGE STRUCTURE WITH DEEP FOUNDATIONS AS
DESCRIBED BY THE NATIONAL GEODETIC SURVEY WITH A DESIGNATION NUMBER OF D

522 AND A PID OF DU2376, SAID POINT BEING IN SECTION SS1, TOWNSHIP 11 SOUTH,
RANGE 5 EAST, OF THE GILA AND SALT RIVER BASE AND MERIDIAN, MARICOPA COUNTY,

ARIZONA.
ELEVATION = 1211.28' (NAVD 88 DATUM)
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

PROPERTY LINE - FC @ 5' AFG 0.0 fc 0.2 fc 0.0 fc N/A N/A

SITE - FC @ GRADE 2.2 fc 11.6 fc 0.1 fc 116.0:1 22.0:1

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp Filename

Lumens per 

Lamp

LLF Wattage

SA

5 Lithonia Lighting (2) DSX0 LED P4 40K T5W MVOLT 

SPA (FINISH) / SSS 13.5' W/2.5' 

BASE

TWIN-HEAD DSX0 LED P4 40K 

T5W MVOLT

LED DSX0_LED_P4_

40K_T5W_MVO

LT.ies

10889 0.91 184

SB

6 Lithonia Lighting DSX0 LED P4 40K TFTM MVOLT SPA 

(FINISH) / SSS 13.5' W/2.5' BASE

DSX0 LED P3 40K TFTM MVOLT LED DSX0_LED_P3_

40K_TFTM_MVO

LT.ies

8447 0.91 71

SC

3 Lithonia Lighting DSX0 LED P4 40K T2M MVOLT SPA 

(FINISH) / SSS 13.5' W/2.5' BASE

DSX0 LED P4 40K T2M MVOLT LED DSX0_LED_P4_

40K_T2M_MVOL

T.ies

10536 0.91 92

SD

10 Lithonia Lighting LDN6 40/10 LO6AR LSS MVOLT EZ10 6IN LDN, 4000K, 1000LM, 

CLEAR, SEMI-SPECULAR 

REFLECTOR, CRI80

LED LDN6_40_10_L

O6AR_LSS.ies

952 0.91 10.44

SDE

7 Lithonia Lighting LDN6 40/10 LO6AR LSS MVOLT EZ10 

EL

6IN LDN, 4000K, 1000LM, 

CLEAR, SEMI-SPECULAR 

REFLECTOR, CRI80 W/EM 

BATTERY PACK

LED LDN6_40_10_L

O6AR_LSS.ies

952 0.91 10.44

SF

6 Lithonia Lighting WST LED P1 40K VF MVOLT (FINISH) WST LED, Performance package 

1, 4000 K, visual comfort 

forward throw, MVOLT

LED WST_LED_P1_4

0K_VF_MVOLT.i

es

1639 0.91 12

SFE

7 Lithonia Lighting WST LED P1 40K VF MVOLT E7WH 

(FINISH)

WST LED, Performance package 

1, 4000 K, visual comfort 

forward throw, MVOLT W/EM 

BATTERY PACK

LED WST_LED_P1_4

0K_VF_MVOLT.i

es

1639 0.91 12

A R C H I T E C T S ,  I N C

SEC OF MCQUEEN ROAD AND GUADALUPE ROAD
GILBERT ARIZONA

GUADALUPE AND MCQUEEN RETAIL

DATE: 03-17-2020
(PRELIMINARY)

  2 0 1 7  R K A A
ARCHITECTS, INC.  ALL
R I G H T S  R E S E R V E D .
THIS DRAWING IS AN
I N S T R U M E N T  O F
S E R V I C E .  I T  I S  T H E
P R OP ER TY  O F RKA A
ARCHITECTS, INC. AND
M A Y  N O T  B E
DUPLICATED, USED OR
DISCLOSED WITHOUT
WRITTEN PERMISSION
OF  THE  AR C HI TEC T.

©

THIS SITE PLAN HAS BEEN PREPARED WITHOUT THE AID OF A SURVEY.  ALL PROPERTY
BOUNDARIES ARE ROUGH APPROXIMATIONS.  THIS DRAWING IS TO BE USED FOR
CONCEPTUAL PURPOSES ONLY AND IT IS NOT TO BE THE BASIS FOR ANY LEGALLY
BINDING DOCUMENTATION. RKAA#19247.00

PPA-2019-00092

Project Number:             | Project Manager:

8100 E Indian School Rd. Suite 205, Scottsdale, AZ 85251

P: 480.361.6269 | F: 480.247.4993 | ardebilieng.com

JFO20169

  4
/0

9/
20

NORTH

PHOTOMETRIC SITE PLAN
1" = 30'-0"SCALE:

30' 60'15'0'

E0.0
PHOTOMETRIC

SITE PLAN

DR20-71: Guadalupe & McQueen Retail
Attachment 9 - Lighting



A R C H I T E C T S ,  I N C

SEC OF MCQUEEN ROAD AND GUADALUPE ROAD
GILBERT ARIZONA

GUADALUPE AND MCQUEEN RETAIL

DATE: 03-17-2020
(PRELIMINARY)
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